
Minutes of the Regular Meeting of the Planning Board of the Village/Town of Mount Kisco held on 
Tuesday, April 13, 2021 at 7:35 pm via Zoom Teleconference 

 
Members Present: John Bainlardi, Acting Chair 
   Ralph Vigliotti 
   Michael Bonforte 
   William Polese  

Crystal Pickard 
   John Hochstein 
   Barbara Roppolo  
 
Staff Present:   Jan K. Johannessen, Village Planner 
   Peter J. Miley, Building Inspector 

Anthony Oliveri, Village Engineer  
   Whitney Singleton, Village Attorney 
 
Mr. Bainlardi stated welcome to the Mount Kisco Planning Board regular Planning Board meeting for 
Tuesday April 13, 2021.  We’ve just completed our work session which begin at 6:30.  We have a number 
of matters on tonight’s agenda, we have some minutes for approval by the Board, we have two matters that 
are on for public hearing, both are continued public hearings.  One is for the ARC Westchester, 699 Main 
Street site plan and steep slopes application, the second is for Homeland Towers, 180 South Bedford Road, 
again site plan and special use permit a continued public hearing which will be chaired by Mike Bonforte.  
We have a formal application for CJ Developers, 461 Lexington Avenue, it’s for site plan.  We will be 
moving this application to the first matter on this evening’s agenda to accommodate the applicant’s request.  
The applicant’s principal is I believe on a board in Harrison and has a conflict with the meeting tonight.  
We have an additional matter for Mount Kisco Square, 360 North Bedford Road which is an extensions 
request discussed at the last meeting and continued tonight and hopefully with some action for an extension 
of an amended site plan and change of sue approval and then we also have a re-approval for Crown Castle, 
1 Mountain Avenue, this heightening and some work in connection with the cell tower at 1 Mountain 
Avenue which was approved in the past and unfortunately the application, the approval has expired before 
the completion of the work.  And our last is a discussion/correspondence regarding a request for a 9 month 
extension of an approval for 183-191 Main Street, that is property owned by Pat Cambareri.  Okay, so let’s 
the get the minutes out of the way, Michelle, I didn’t ask, do we have a quorum for the October 27th 
meeting? 
 
The Secretary stated yes. 
 
Mr. Bainlardi stated right, so I’ll make a motion that we adopt the minutes for October 27, 2020.  Do I 
have a second on that motion? 
 
Mr. Vigliotti stated I’ll second that. 
 
Mr. Bainlardi stated thanks Ralph. Okay, anybody have any comments not already provided to Michelle?  
Alright then, Michelle could you poll the Board? 
 
UPON ROLL CALL VOTE: 
 
  Mr. Bainlardi  - aye 
  Mr. Vigliotti  - aye 
  Mr. Bonforte  - aye 
  Ms. Pickard  - aye 
  Mr. Polese  - aye 
  Mr. Hochstein - abstain 
  Ms. Roppolo  -  abstain 
 
The motion carried by a vote of 5 to 0. 
 
Mr. Bainlardi stated and then I’ll make another motion that we adopt the meeting minutes for March 
9, 2021.  Do we have a second on that? 
 
Ms. Pickard stated I’ll second that. 
 
Mr. Bainlardi stated okay, anyone have any comments? Thank you… 
 
Mr. Bonforte stated nothing Chairman. 
 
Mr. Bainlardi stated Michelle, if you’re good, poll the Board for the March 9th minutes. 
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UPON ROLL CALL VOTE: 
 
  Mr. Bainlardi  - aye 
  Ms. Pickard  - aye 
  Mr. Vigliotti  - aye 
  Mr. Bonforte  - aye 
  Mr. Polese  - aye 
  Mr. Hochstein - aye 
  Ms. Roppolo  - aye 
 
The motion carried by a vote of 7 to 0. 
 
A. CJ Developers - 461 Lexington Avenue 

PB2020-0407, SBL 80.64-2-15 
Site Plan 

 
Mr. Rich Williams of Insite Engineering and Mr. Jamie Scoli, principal of CJ Developers were present. 
 
Mr. Bainlardi stated okay, great.  Alright, so we’re going to go and proceed with the formal application for 
CJ Developers, 461 Lexington Avenue, this is for site plan and who’s here this evening for the application? 
 
Mr. Williams stated good evening… 
 
Mr. Bainlardi stated yes, hi Rich, how are you. 
 
Mr. Williams stated Rich Williams… 
 
Mr. Bainlardi stated of Insite Engineering.  We have for this application, we have for consideration tonight 
a draft intent to declare lead agency, a resolution by the Board, we have memo from our Planner, we have a 
memo from Insite Engineering, we have a formal application package, a short form EAF, we have 
architectural renderings, a proposed floor plan dated March 22nd, it’s a four sheet set and we have a SWPPP 
prepared by Insite, also dated March 22nd.  Jan, could you just take us briefly overview, before we turn over 
to the applicant to make the presentation. 
 
Jan Johannessen stated certainly.  The applicant’s been before the Board I believe on two of not more 
occasions on a conceptual application for a series of townhome units on this parcel.  The property is 
currently vacant, it’s located between Mardino’s and La Tulipe.  That originated as a six unit townhouse 
development, the applicant has since reduced that to 5 [units], the applicant has been responsive to 
addressing a lot of the layout concerns of the Board and Staff.  They’ve submitted their formal application 
which involves a site plan, wetland permit application as well as subdivision.  The subdivision being 
required due to the land swap, equal amount of land proposed to be transferred between the Village and the 
applicant. So the application’s been filed for a formal, we’ve provided our first review under that 
application.  The application is an unlisted action under SEQRA, I believe.  The applicant submitted a short 
form EAF which we have reviewed and found acceptable.  Given the number of agencies involved in this 
project, we recommended that the Planning Board conduct a coordinated review under SEQRA and we 
provided the notice to the involved and interested agencies that would commence that process, that you 
could consider adopting this evening to commence the SEQRA process. 
 
Mr. Bainlardi stated thank you, Jan. Alright, so I think what we should do here is, let’s turn it over to the 
applicant, have them make a brief presentation with what they want to present, anything that’s changed, 
anything updated and just refresh the Board’s recollection about this application and where we are with it. 
 
Mr. Williams stated good evening, Rich Williams, Insite Engineering.  I also have Jamie Scoli, who is the 
applicant and owner of this property. 
 
Mr. Bainlardi stated good evening. 
 
Mr. Scoli stated good evening. 
 
Mr. Williams stated we’d like to thank the Board for granting our request.  Mr. Scoli is the member of the 
Architectural Review Board in Harrison and this meeting happens to conflict with his need to be there, so 
thank you. 
 
Mr. Bainlardi stated you’re welcome. 
 
Mr. Scoli stated thank you. 
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Mr. Williams stated I will share my screen, not much has changed since we were last before you, we still 
have the 5 unit townhome development which as the Board may recall, was rearranged even slightly to bee 
parallel to Lexington Avenue that was one of your previous comments that you saw at our last appearance 
on March 9th.  We have the parking the rear, one parking space in each unit, one space in each driveway 
and 6 visitor spaces. It’s currently a .49 acre property that I’m tracing with my cursor now, it’s irregularly 
shaped and there an off-site Village wetland just to our east where the 100 foot buffer does cross the eastern 
end of our property.  As Jan mentioned we’re before you for the site plan, wetland permit, as well as the 
subdivision.  Part of our application is proposing, if you look at this little inset here, to exchange this top 
portion of our property with this striped area which is currently the Village’s.  That’s going to accomplish 
two things, it’s going to allow us to give the Village more property adjacent to what it currently owns, this 
is part of a large swath that the Village owns adjacent to the Kisco River.  It’s going to allow the Village to 
protect more of the environmentally sensitive land in the buffer from future development.  And more 
importantly by giving, by accommodating this land swap, we are also going to be providing an easement to 
the Village over our property which will not give them access to the Village owned property, something the 
Village doesn’t currently have.  As mentioned we submitted our formal application which included site 
plan checklist, short EAF, our drawing set which has not been expanded to a full drawing set, albeit it’s a 
preliminary level, stormwater pollution prevention plans and architectural plans and floor elevations.  What 
we’re really hoping to do is to, or to have the Board do tonight is to declare your intent to be lead agency 
under a coordinated review as Jan mentioned.  Because we need approvals from the Village Board for the 
land swap and ultimately the Zoning Board, our goal is to begin the SEQRA process with your Board, and 
simultaneously we’ve already made the submission to appear before the Village Board to make sure 
everything is in order with respect to the Village swap.  It’s out hope that before our next appearance before 
you, we can have that meeting with the Village Board continue to believe that everything is all set and on 
track with that.  In which case we can then invest in further engineering the site and addressing comments 
from Jan and Anthony.  So really tonight we would just request that you declare your intent to start the 
SEQRA process. 
 
Mr. Bainlardi stated okay, great. 
 
Jan Johannessen stated Chairman Bainlardi, if I just could, could you put that image back up there Rich? 
 
Mr. Williams stated sure. 
 
Jan Johannessen stated I don’t know if its obvious or not but the other action the Village Board has to make 
is a zoning map amendment.  The portion of the property that’s hatched on a diagonal, the hatching there is 
currently PD, owned by the Village and is part of the open space parcel, so that’s PD and it would be 
proposed to be CL-1.  In addition to the land swap, the Village Board has to make that zoning map 
amendment.  I just wanted to point that out. 
 
Mr. Bainlardi stated thank you.  Okay, so, before I ask you Jan to take us through the intent to be lead 
agent, a declaration or resolution.  I see that also the application has to be referred to Westchester County 
Planning Board under Section 239 M and N, has that been done yet or is that, or will that take place after 
we’re lead agent this evening? 
 
Jan Johannessen stated the County Planning Board will receive the notice along with the plans and often 
times they respond to that with the referral, 239 M.  I’m not sure if Michelle has already sent this? 
 
Mr. Miley stated not yet, it hasn’t been done yet. 
 
Jan Johannessen stated okay, they will receive a copy of the plans under this notice and that will the copy 
they comment on for 239 M. 
 
Mr. Bainlardi stated okay, alright, so this is pretty straight forward, clearly it is out intent to act as lead 
agency.  So why don’t you just take very briefly, short strokes through the resolution and then we can act. 
 
Jan Johannessen stated the notice includes an identification that is an unlisted action under SEQRA, it 
provides a fairly thorough description of the proposed action, location of the site is mandatory under the 
notice requirements.  And then just a list of the involved and interested agencies.  Involved agencies are 
those that require a permit or approval, agencies do not but are interested in the project and may provide 
comment.  So the list of involved agencies includes of course the Planning Board, the Village Board for the 
land swap and zoning map amendment, Zoning Board of Appeals for an area variance, I believe at this 
point that’s down to just the aisle width for the parking lot, aisle width… 
 
Mr. Williams stated right. 
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Jan Johannessen stated Architectural Review Board for the aesthetics of the building, Building Department 
obviously, a building permit.  Department of Public Works for water and sewer connections, Health 
Department for reality subdivision approval.  Lexington Avenue is a County road, so it requires approval 
from the Westchester County Department of Public Works.  The DEP for SWPPP approval and the DEC 
for coverage under the SPDES General Permit.  Interested agencies includes the Mount Kisco Fire 
Department, the CAC and the Westchester County Planning Board. 
 
Whitney Singleton stated Jan, I’m sorry. Did you get my e-mail I recently sent you? 
 
Jan Johannessen stated I got one of them. 
 
Whitney Singleton stated I think that New York City also needs to be an involved agency, not the DEP, the 
City of New York. 
 
Jan Johannessen stated okay. 
 
Whitney Singleton stated they have to waive the zoning restrictions. 
 
Jan Johannessen stated okay, very good, I can add them.  And then the last page is a lead agency agreement 
so the, so each involved and interested agency will receive this note, a full set of plans and the EAF and 
they’ll be asked to read the last page, the lead agency agreement either consenting or not consenting to the 
Planning Board being lead agency and at the same time the Board request their comments on the 
application.  They have 30 days from mailing to return this to the Board.  Failure to return is considered 
consent. 
 
Mr. Bainlardi stated okay. 
 
Jan Johannessen stated I’ll add New York City as per Whitney’s [inaudible]… 
 
Mr. Bainlardi stated okay, great, any Board members have any questions, comments, concerns? 
 
Mr. Vigliotti stated Jan, I would just like to, I had the rendering in front of me and its showing the setback 
to be quite tight and I don’t think that’s the case.  I wanted to see what the setback was from the sidewalk, 
the Village sidewalk to the front of the building, I think it was 20 feet but I wanted to just… Rich, if you 
could just show that slide, if you have it? 
 
Mr. Scoli stated Rich, you’re muted. 
 
Mr. Williams stated finally got me.  So we are 20 feet from our property line to the face of the building.  
There is a couple of extra feet to the sidewalk. 
 
Mr. Vigliotti stated that will be all, there’s a sidewalk within the sidewalk for the residents.  So it’s 20 feet, 
okay.  And La Tulipe is, what’s that about 30 feet? 
 
Mr. Williams stated I would have to scale it but you know in order of magnitude, if this is 5 feet here, they 
face there but again they an irregularly shaped building.  Perhaps on our next submission, it would be 
helpful to show their entire building, which is something Jan asked for, they’re about five feet behind us to 
this point which is not their full frontage. 
 
Mr. Vigliotti stated just one last, I like the look of the building.  Is that the look that we will see during 
development and the finished product or is there something else in mind.  Right now… 
 
Mr. Scoli stated it’s [inaudible].  Sorry Rich… 
 
Mr. Vigliotti stated sorry? 
 
Mr. Scoli stated I was chiming in, sorry.  Our architect is working on it, unfortunately he was unavailable to 
make the meeting tonight and but he is working on a new rendering to provide, I guess for our next 
meeting, you’ll see that as part of the submission.  But we’re looking to break up the façade, mix it up a 
little bit, make it look really nice and you know, we want to set a standard for Lexington Avenue for 
anybody looking you know, in the future to develop the area.  We’re trying to set a standard that’s going to 
work you know, with the Village and any future development there.  So I think you guys will be impressed 
with what he has to offer. 
 
Mr. Vigliotti stated great, thanks. 
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Mr. Bainlardi stated sorry folks, I have a puppy here that I’m trying to control, it’s not… Okay, so let’s, I’ll 
make the motion that was adopt a resolution declaring the Planning Board’s intent to be lead agency 
for CJ Development, 461 Lexington Avenue.  Do I have a second on the motion? 
 
Mr. Polese stated I’ll second the motion. 
 
Mr. Bainlardi stated any questions or comments, Board members?  Alright, Michelle, please poll the Board. 
 
UPON ROLL CALL VOTE: 
 
  Mr. Bainlardi  - aye 
  Mr. Polese  - aye 
  Mr. Vigliotti  - aye 
  Mr. Bonforte  - aye 
  Ms. Pickard  - aye 
  Mr. Hochstein - aye 
  Ms. Roppolo  - aye 
 
The motion carried by a vote of 7 to 0. 
 
Mr. Bainlardi stated thank you. Anything else, Rich, anything you want to present to the Board before we 
move on. 
 
Mr. Williams stated no, we will, between our next appearance and now, start working on addressing the 
outstanding comments and come back with a more complete set, hopefully after meeting with the Village 
Board. 
 
Mr. Bainlardi stated alright thank you and have a good evening. 
 
Mr. Williams stated thank you. 
 
Mr. Scoli stated you too, thank you very much. 
 
Mr. Bainlardi stated okay, the next matter on the agenda will be the first public hearing for ARC 
Westchester, 699 Main Street. This is a continued public hearing, site plan and steep slopes. 
 

B. ARC Westchester – 699 Main Street 
 PB2020-0405, SBL 80.72-4-19 
 Site Plan and Steep Slopes 
 Continued Public Hearing 
 
Ms. Dawn McKenzie from Insite Engineering and Mr. Ian Mueller of IK Mueller Architects were present. 
 
Ms. McKenzie stated good evening Chairman. 
 
Mr. Bainlardi stated good evening, good evening. 
 
Ms. McKenzie stated members of the Board, Dawn Lewis McKenzie from Insite Engineering, Surveying 
and Landscape Architecture, Registered Landscape Architect. I’m here with Ian Mueller tonight, here is 
from IK Mueller Architects and he is the architect representing ARC Westchester.  And just want to give 
you an update on what we’ve done since we were before the Board last time, let me just, if I could share 
my screen that might be helpful.  Let’s see, okay, so can everyone see my plan? 
 
Mr. Bainlardi stated yes. 
 
Ms. McKenzie stated okay, good, it’s always helpful when I get the right screen share.  So just to give you 
an update, when we were last before the Board we had talked through a bunch of items and once the things 
we went back to the, to ARC with was the possibility of saving the four mature oak trees along the 
driveway.  So we have come back and revised the site plan to preserve those four trees, those are shown in 
this location right here along the west side of the driveway.  We had previously had a side walk that comes 
from the entrance here at the back corner of the building along the sidewalk, along the side of the driveway 
down to this location.  What we have done to preserve that is we’ve actually connected the sidewalk into 
the front yards circulation system and had it pass through in this location and discharge down at this spot 
here.  So, it is no longer an accessible route because that can’t be accomplished due to the grade changes, at 
the bottom we needed to provide some steps but we still have that path connection and it didn’t need to be 
an accessible route, that was just something ARC was hoping to have.  So that’s the first major change that 
we’ve made was preserving those trees and connecting the sidewalk in this location. 
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Mr. Bonforte stated Dawn, as you go through, can you just zoom in the graph, it’s a little small… 
 
Ms. McKenzie stated I’m sorry, I can’t hear you. 
 
Mr. Bonforte stated could you zoom in the graphic a bit, as you go through please. 
 
Ms. McKenzie stated yes, of course. Let’s see, okay, so what I was referring to is the four oak trees in this 
location, the four mature oaks are going to be retained at the site and the sidewalk from the entrance here at 
the back of the building at the new covered entry will continue along the driveway and then it will turn and 
connect into the path system in the front yard at the site and then it continues on down here with some steps 
to that location, as opposed to where it was going previously along the west side of the driveway.  Okay, so 
in addition to that we have made some adjustments to, we’ve refined the path system, we provided top and 
bottom of wall, elevations at the request of the Village Engineer.  We’ve made some adjustments to the 
path system in the front, we eliminated the one that ran around this side of the, the low side of the 
bioretention filter and so what we’ve got is we’ve got the patio at the front of the building and these are 
pervious paver paths in this area here, so those will all accessible for anyone in a wheelchair or has 
mobility issues getting around, circulating around this lawn area which is where the pre-treatment sediment 
basin will be as part of the stormwater management practice and this is a loop, so there will be 
opportunities in these wider spaces and I think we talked about this at a previous meeting, for you know, 
potentially some sort of activity to go on in there, in those locations, we’ve opened it up at the intersections.  
But that’s not new, that was on the previous version, we’ve just refined this and worked the grades out. 
And so that’s what we’ve done generally in the front of the building and adjusted some of the landscaping 
that was proposed in that location. So in the back of the building, what we’ve done is we have adjusted the 
landscaping in this location and we’re providing the fence that was requested along the property line in this 
area here, it is a 6 foot high privacy fence, I have samples of the fence, images that we submitted as part of 
the submission package, I can put those up if everyone wants to look at those, that should be this right here.  
ARC’s preference would be to have a wood solid fence, something cedar, this is a white cedar tongue and 
groove and that is one option.  Another option is a vinyl version so it’s got a wood look and is still a solid 
privacy fence and what we’re proposing is something 6 foot high.  An alternative option would be a white 
cedar board on board fence and if you can’t tell, from the image, usually the way it works is every other 
board is on opposite sides of the fence, so you have two boards here and on the other side of the fence you 
have a board in that location in between, so both sides look the same, in all of these both sides would be a 
similar appearance and attractive so what’s facing the site and what’s facing neighbors would be something 
attractive and provide screening.  So those are the options that we were presenting tonight for the fence.  In 
addition to that, I’d like to talk about so we’ll, unless there’s question on this, I’ll go back to the landscape 
plan, okay.  So what we’re proposing in the back to supplement the solid privacy fence along the property 
line, there are three pole mounted lights, one is in this location, one is in this location and one is in this 
location and they are necessary for the new parking lot to provide, to meet the minimum requirements for 
safety and security as required by the Village lighting code, those as well as the other lights that are 
proposed on the plan and we’ll get to the lighting plan after this but let’s talk about landscaping.  So what 
we’ve done behind each of the pole mounted lights is we’re providing two evergreen trees that will grow 
tall, in this case we have two white spruce in this location and two white spruce directly behind each of 
those lighting fixtures, same thing over here with this light fixture, two white spruces proposed there.  In 
between that we have a shade tree, in this case its Nyssa sylvactia it’s a black gum and same thing over 
here and then on either end of that we’re proposing some flowering trees, this one here is a white dogwood 
and then over on the other end we have red bud. And those actually work with the other flowering trees that 
we’ve got proposed on the site, so there are proposed dogwoods and redbuds in this location and we have 
some in this planting in between the new parking lot and the existing parking lot.  In addition, over to the 
west of this area, we have some understory shrubs to fill in here and this is an ilex opaca, which is an 
American holly, which will also grow taller, similar to not quite as big as the white spruce but it will still 
grow in size and it is evergreen year round.  And then there are evergreen understory shrubs proposed along 
the western edge of the property line just to supplement.  You know, all of these are provided to 
supplement the existing vegetation that’s within the buffer. So in this area between the two parking lots, 
you know in, you know the only thing that’s really different from our last submissions, all of these shrubs 
along the western border were provided in the previous submission, we just modified what was here in the 
back between the parking lot and the fence, based on the discussion, based on discussions at the last 
Planning Board meeting that we had sufficient planting in this area and when we provided the fence, we 
were able to reduce this some, that the border of shrubbery that was there was not necessary.  So that was 
why we made this change based on direction that we were given.  So, in the border, we have a planting 
border on the slope in between the new parking lot and the existing parking lot and these are bands of 
ornamental grasses, there is also a, out at the site right now, I believe the mature shrubs are junipers and 
possibly spreading yews and that’s what grown so large.  So along the edge here by the front edge of the 
parking lot, we’ve also provided a row of sea green junipers and those are going to grow four to five feet 
high and they’ll provide some initial buffer of what’s going on down here in the lower parking lot. Let’s 
see, and then there’s shrubs on either side and bands or ornamental grasses and during the summer they’ll 
grow four to six foot high depending on which species they are, so this should be a pretty dense vegetated 
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buffer in this location.  And that is generally what we’ve got going on with the landscaping at the back of 
the building.  Any questions? 
 
Mr. Bainlardi stated Dawn, can you just show the extent of the fence?  Where does it run, from where to 
where/ 
 
Ms. McKenzie stated okay, we’ll zoom in a little bit on that.  So this here, the proposed fence, it runs along 
the back of the parking lot, so generally between the parking lot and the property line, so it’s running in this 
area here and it will run all the way over to this location here. 
 
Mr. Bonforte stated the, Dawn, Michael speaking.  The, I think you called them white spruce trees… 
 
Ms. McKenzie stated yes. 
 
Mr. Bonforte stated are those, is there any existing plantings in that row, along with the white spruce?  Or is 
that all new plantings? 
 
Ms. McKenzie stated so this area, you know Mike, I seem to recall you said you grew up in this 
neighborhood and you’ve passed through here… 
 
Mr. Bonforte stated the other street through, not rolling fields… 
 
Ms. McKenzie stated there, in this area here, see this dashed line and all of these symbols in here, there’s 
existing vegetation there, there’s a bunch of existing hemlocks growing along that area that are actually 
pretty tall.  The understory is a little bit open so I can understand the need to provide a fence and put some 
other vegetation there but there is quite a bit of mature vegetation.  There is also a bunch of maple seedlings 
that have grown in over time, those area a little bit more towards this end but all of these symbols 
representing existing vegetation.  So there’s 16 inch hemlocks and that’s the size of the truck and 12 inch 
hemlocks and a bunch of 6 inch maples and 14 inch and 18 inch hemlocks and that’s what all of these 
symbols representing, existing vegetation, existing trees.  And they’re all intended to stay. 
 
Mr. Bonforte stated yeah and I’ll add that there’s existing shrubs, vegetation and trees on the other side of 
the property line, to some degree, I know you don’t have it marker.  Can you…? 
 
Ms. McKenzie stated on the other properties, no, we don’t.  And in addition to that, you can see there’s this 
little scalloped line here, that’s existing, there’s understory vegetation, its not necessarily manicured by 
there’s other things that have grown in underneath.  You know most of that is deciduous, so in the summer 
it ends up being pretty dense, below that and they’re not planning on taking any of that out.  So all of the 
trees, you know the couple of shade trees, the flowering trees and these evergreens that we’re proposing are 
in addition to what’s already there.  So we’ll have a six foot high fence and these evergreens that will grow 
you know, 40 feet tall or 50 feet tall over time and the shade trees are going to grow and fill in, in between, 
so… 
 
Mr. Bonforte stated I understand. 
 
Ms. McKenzie stated okay. 
 
Mr. Bonforte stated one more question… 
 
Ms. McKenzie stated yes? 
 
Mr. Bonforte stated from the lower parking lot to the upper, what’s the grade change again? I remember a 
certain number but if you could just go over it. 
 
Ms. McKenzie stated sure, yeah, so let’s talk about the elevations. You know, here at the building, this is 
generally about an elevation of 100 and then here at this line of the parking lot, the curb is roughly 99, 99.5, 
so then when you get up into the parking lot and we can look at the grading plan if you want but we’ve got 
along this curb line, the low point is right here, so we’re at an elevation that ranges from about I think its 
104 down to 102, this is generally 104, 105 down to 102, probably would be better to look at the grading 
plan, you can see the numbers, there you go.  103.6, 102, 105, you know we’re generally 99 to 99.5 down 
here.  So there’s grade change from the lower parking lot to the upper parking lot of four feet minimum and 
then at the back of the parking lot we’ve got, at the middle of the parking lot we’re roughly at 103 and 
that’s the pavement level and then it pitches from the corner down because we were trying to generally 
work with the existing grade, so it’s at about 107 over here because the grade, the upper corner of the site is 
at 110 over here and it pitches down to 104 in this location and we’ve actually lowered the parking lot and 
shifted it away from the property line previously to get it in this location, so it is slightly depressed and 
we’ve provided a berm graded in at the back of the parking lot, which the shade trees and evergreens will 
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be planted up.  So they’ll actually be elevated up above the parking lot grade by about 2 feet or so, higher 
than what they would be if they were planted at grade. Is that helpful? 
 
Mr. Bonforte stated absolutely, what I was referring to was as you turn into that, let’s call it access drive, 
from the lower parking lot to the upper there’s a grade change and then headlights, I believe its acceptable 
and well done, the headlights won’t be peering over the shrubs or trees or fence.  I think it’s going to be 
well contained and again I think that’s because there’s the added features you’re adding, you know 
installing, the new shrubbery trees, whatever we call them.  The existing cover and then what’s on the other 
side of the fence, that’s what I was referring to.  I like the changes you made, we basically asked for a 
fence, you’re getting us a fence and you’re putting a line of, let’s call them trees, white spruce and so forth 
along that back line.  So I see that as being 1, 2, 3, 4, 5, 6, 7, 8, 9, is that 9 new plantings along that parking 
lot, top edge of the parking lot?  Are those all new plantings? 
 
Ms. McKenzie stated these right here?  There are 10 proposed plantings, right. 
 
Mr. Bonforte stated okay. 
 
Ms. McKenzie stated six of them are evergreens, those are the white spruce placed before the pole mounted 
lights and the others are deciduous shade and flowering trees. 
 
Mr. Bonforte stated great, thank you. 
 
Ms. McKenzie stated thank you. 
 
Mr. Bainlardi stated Dawn, you have anything else that’s changed?  You want to touch on maybe the, I 
think the location of the garbage enclosure or anything else? 
 
Ms. McKenzie stated yes, so let’s just talk about that.  We had originally had the refuse enclosure over in 
this location and it needed a variance from the Zoning Board of Appeals to stay in that location, so what 
we’ve done is we’ve shifted it over in this location behind the building, so it’s further from the residents to 
the west.  It is in a, we’ve provided a detail as recommended by the Village standard which will be spilt 
face block and it’s going to be the same color or similar color and finish to the existing building and with 
the landscaping and the grade change that’s proposed, we don’t see that, it shouldn’t be seen by any of the 
adjacent neighbors, it should be sufficiently screened. So that’s one thing that we’ve done, in addition to 
that we have, we should probably talk about the lighting plan.  We’ve removed, the plan proposes to 
remove the existing flood lights off of the building and we’re going to replace all of the exterior buildings 
along here with full shielded down lighting wall packs on the back of the building.  We’re hoping to light 
the parking lot with the pole mounted lights and not have to put more lights back on the building but we 
needed that to meet the minimum requirements of the Village Code for safety and security and you know, 
in the pedestrian and parking lot areas, in addition to that, ARC needs security in this lower parking lot 
around the back of the building at night.  So, those lights are, and they’re shown represented by these 
rectangles in these locations but they are full shielded, the light source is not visible when you stand back, 
you know, on the horizontal there’s no light emitted at 90° from the ground, it all points generally towards 
the ground and I guess those are all things what fully shielded means.  And the building mounted lights and 
the under canopy lights at the drop off will stay on overnight, all the rest of the lights on the site will turn 
off at 6 o’clock at night.  In addition to that, we were hoping to provide some post, some more decorative 
post-op lights but we found that they weren’t delivering light as efficiently as we hoped they would and it 
took more lights and it had less protection from light spill.  So what we’ve done is we’ve gone with you 
know, all the lights in the back of the building with exception of this one over here in the island a couple 
that we’re providing along the driveway in around leading into the front here by the patio.  All of these 
others ones are, I can show you on the lighting plan what those look like.  Let’s jump to the lighting plan 
that will probably be helpful for this discussion.  So, okay, stop that, alright, here we go, stop scrolling.  I 
apologize.  So what we’re doing, these are the wall packs that we’re using on the building, full shielded and 
down lighting.  So these are the LED lights that were proposing around the parking areas and we choose 
these because they are very efficient at delivering light where we need it to go and not having a lot of over 
spillage of lighting where we don’t want it to go.  So let’s just take a quick look at the lighting plan.  So, 
one of the requirements of the Code is no light spill or you need light levels at adjacent residential property 
lines of a maximum of .1 foot candles.  So we have, we have zero light showing at the property line and 
this doesn’t even account for the fact that we’re providing a fence and it doesn’t account for the 
landscaping.  You know, back here, this is probably about 20 feet inside the site from the property line, 
we’re at .1 foot candles.  These lights were chosen because they have really good control of the spill of 
lighting out of the back of the fixture, they provided with house side shields, we’ve talked about this before.  
In addition to that, they can be provided with an add-on, which is something called a glare shield and that 
gets added to the back of the fixture.  So if we’re looking at the detail generally its something physical in 
this location.  The house side shield itself, is something intergral to the light distribution of the fixture 
which causes them to be a sharper cutoff in the back and this glare shield, if necessary would, could be 
added at the back of the fixture as something extra but I think that we’ve achieved really good light levels, 
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you know, to meet the minimum requirements of the Code and provide safety and security for anyone using 
the southern parking lot and also using the northern parking lot, the one closest to the building.  So, we’ve 
kept you know all of this to the minimum that we need to meet the requirements and to provide for users, 
so.  Any questions? 
 
Mr. Bainlardi stated if we could pause for just a second, Peter, would you, because this is a public hearing, 
a continuation of the public hearing.  Would you just remind the public the ways in which they can 
participate because we are going to give them an opportunity to speak. 
 
Mr. Miley stated sure, they can join us on Zoom and raise their hand if they would like to speak.  They can 
also call in, the number is 1-646-558-8656.  We’re monitoring Facebook, so if you made a comment we’ll 
be able to see it and bring it to the attention of the Board and last, if you’d like to take a trip down to Town 
Hall, we’re open and you can come in and social distance and make comment if that’s your desired way of 
making comments.  That should do it. 
 
Mr. Bainlardi stated thanks Peter.  Does anyone have any questions based upon the application? 
 
Mr. Vigliotti stated John, I have comments.  John, I have a couple of questions.  Dawn, if you can explain 
the queuing of the 14 vans that will bring in the clients every morning, how is the queuing going to work?  
How is the drop-off going to work in the morning? 
 
Ms. McKenzie stated so one of the things we had been considering, you know there are different ways we 
could do this right?  The buses, the vans, sorry, they’re not buses, they’re vans.  So the vans come in the 
driveway and they can turn do their drop-off here and they would end up queuing in the driveway, you 
know, we’ve determined that there’s actually enough room where they could do that and we could queue 
the vans there.  It’s unlikely that all of the vans are going to come in at the same time but in the event that 
they do, there’s plenty of queuing in this location.  Another option that we had considered was if the vans 
were coming in, instead of having them queuing this location, they could potentially come through the 
parking lot and queue in this location if there were a few vans.  So these were the couple of options we 
were looking at but either way would work.  You know, keeping them queuing in this location would… 
 
Mr. Vigliotti stated is there enough room for, I think the residents would prefer that the queuing take place 
in the lower section, the lower lot or in the driveway as opposed to coming up through the upper lot.  Is 
there enough space for the vans if they come up and drop-off and can they turn around in that lower lot? 
 
Ms. McKenzie stated can they turn around in this lower lot as opposed to circulating… 
 
Mr. Vigliotti stated yeah , you had indicated they might be able to do that.  I think you’d probably have to 
show that, that it can work. 
 
Ms. McKenzie stated I didn’t, we can provide a queuing study but they can queue in this location, there is 
enough room, we have actually looked at that and they can make this turn, we can actually fit three vans if 
we need to in this location, definitely two in here and another here.  And if they needed to, they could make 
the turn and go back out in this location but if they drop everyone they’ll either leave here and go 
somewhere else, if they’re picking someone up here to take them to another site or they will come in and 
they will park in the lot. 
 
Mr. Vigliotti stated okay, so I think you’ll have to show the queueing and the turn around, that it works 
there. 
 
Ms. McKenzie stated okay. 
 
Mr. Vigliotti stated so, that’s covered, good.  Snow removal and storage, where is that going to occur? 
 
Ms. McKenzie stated so we were asked to provide snow storage locations on the site and they actually 
provided on the site plan.  Generally what the contractors like to do is come into the lot and push 
everything at the edges so this area here actually has ornamental grasses on the lower area so they’ll be cut 
down in the winter and it could be a good spot to pile snow and recollection, having been to ARC in the 
winter, is they actually do pile snow in that location. 
 
Mr. Vigliotti stated okay. 
 
Ms. McKenzie stated in addition to that, with the plantings we have proposed, there’s snow storage areas 
along both sides of the driveway here, there’s a bit of a slope here so they’re not going to get much there 
but they can also push it off in the back with the upper area, so… 
 
Mr. Vigliotti stated so one last comment and I have a few more but we’ll just keep this… 
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Ms. McKenzie stated sure. 
 
Mr. Vigliotti stated we keep talking about vans, however I’ve been on site and they’re really SUVs and 
cars, are you moving to vans when you’re done with this new renovation or are you going to continue with 
cars and SUVs to transport. 
 
Ms. McKenzie stated they actually use minivans, they have minivans that they use.  If you, you know we 
went back through and we’ve talked to ARC about this and that’s what they have, minvans. 
 
Mr. Vigliotti stated that’s what ARC has, that’s not what you’re using now? At this site, are you using 
minivans or, I see SUV’s parked in the van area.  So you don’t have the minivans yet for this site? 
 
Ms. McKenzie stated no, they actually use minivans for the site. 
 
Mr. Vigliotti stated okay, alright, you’ve answered that, thank you.  The back row of the white spruces, I 
think they will provide the year round protection and visibility for the neighbors, yet you have two or three 
or four deciduous trees.  I would recommend that you just continue that line of white spruce all the way 
across, it may not be as pretty but I think it would offer further protection, visibility wise from the 
neighbors to the parking lot.  So, the neighbors may speak on that, I don’t know other Board members that 
will be it from me. 
 
Ms. McKenzie stated thank you. 
 
Mr. Bainlardi stated any other Board members at this time that have any questions or comments? Michael? 
 
Mr. Bonforte stated yeah, John, I’ll come back since no one else has raise their hand.  We received a letter 
from the owners as group, I think it might have some in late, it’s stamped the 24th, the submission date was 
23rd. I was just taking a look at it, it’s in our packet so it’s public… 
 
Mr. Bainlardi stated yes. 
 
Mr. Bonforte stated I think the applicant design team, Dawn, principally, they’ve addressed a number of 
these issues, if there’s public comment tonight, I guess its admitted, I mean I’m talking about it, I guess de 
facto.  I really feel like the neighbors are concerned a number of items, it’s a two page letter.  I feel like the 
lighting has been addressed quite well, the landscaping, you know moving the parking to the front of the 
building, I believe personally, its not doable, that was a suggestion from the residents behind the property. I 
really feel like going through that, the majority of those requests and possibilities as they call it, were 
addressed.  So I just wanted to get that on the record, I’m happy to hear feedback otherwise, if that’s not he 
case. 
 
Mr. Bainlardi stated yes, there is a letter as you indicated dated March 22nd, received March 24th here.  I’m 
assuming and correct me if I’m wrong dawn, this had been provided, a copy of this letter has been provided 
to you and the applicant? 
 
Ms. McKenzie stated yes, we have received the letter. 
 
Mr. Bainlardi stated okay and is there anything left in that you, that the applicant thinks they could further 
address or do you think your plans at this point address these comments to the extent that applicant is 
willing to address them? 
 
Ms. McKenzie stated so I just want to touch on a couple of things that were in the letter, one of the 
comments was about the propane tank, the underground propane tank and of course that’s common practice 
and those are installed with a building permit.  So that’s not necessarily, I just wanted to touch base on that.  
The other thing, there was a comment about the, where is that one, it was something about an AC unit, you 
know there’s existing sheds on the site, there’s not chiller or AC unit proposed, it’s all done internally to 
the building now, we’re actually removing hold plant equipment from the site from, that was abandoned a 
long time ago.  So I’m not sure what that comment was about.  As far as the remainder of the comments, I 
didn’t see anything new there that we hadn’t already talked about or hadn’t already tried or addressed, so… 
 
Mr. Bainlardi stated to your knowledge, Dawn, has there been any dialogue, direct dialogue outside of 
these letters back and forth with the neighbors? 
 
Ms. McKenzie stated not that I’m aware of, no, just through the public hearing process. 
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Mr. Bainlardi stated okay, alright, so at this point why don’t we just take a couple of minutes to hit any 
other items that were in, Dawn, you have anything you want to raise at this point that’s either in your memo 
or otherwise? 
 
Ms. McKenzie stated one other thing that I think we added, we added a note to one of the drawings that the 
vans would be parked down in the lower parking lot by the building overnight.  And I also want to reiterate 
the hours of operation of ARC.  I think it’s very important when we’re talking about this application and 
how the site is going to be used, staff shows up, staff comes to work at 8 o’clock or 8:30 and the 
individuals get to the site at 9 o’clock.  The individuals are there from 9 to 3, that’s when the site is active 
and then they leave and then staff, they’re done at 4, the parking lot is empty by 4:30 and programming 
occurs Monday through Friday.  The site lighting will come on at dusk, it will turn off by a timer at 6 
o’clock, and this is for the new parking lot and the general site lighting, the building mounted lights as I 
said before will stay on overnight but there are times of the year when the lights for the new parking lot 
won’t even come in.  You know, if they’re set to turn on at dusk and turn off with a timer at 6 o’clock at 
night, I’d say more than half of the year, those lights won’t turn on at all, so just something I wanted to 
point out.  And ARC, they’ve been in this location, I believe it’s been and Ian, you can help me out with 
this but I think its been at least 20 years… 
 
Mr. Mueller stated since ’96. 
 
Ms. McKenzie stated it’s ’96.  They’ve been good neighbors and they want to continue to be good 
neighbors and everything that we were asked to do, we have done, you know any changes we were asked to 
make, we have made and we’re trying to be accommodating, the only thing we haven’t done is relocate the 
parking lot.  We’ve shifted it because we were asked to do so but we’ve provided additional screening, we 
have lowered the elevation of it some, you know, as much as we could and in that location and you know, I 
don’t know that I have anything else to add at this point unless someone else has a specific question. 
 
Mr. Bainlardi stated okay, thank you.  The Planning Board’s consultants, Jan, do you have anything at this 
point before we take some comment from the public. 
 
Jan Johannessen stated no, as indicated during the work session, our technical comments have been 
addressed. 
 
Mr. Bainlardi stated okay, Anthony? 
 
Anthony Oliveri stated yeah, we just have really two remaining concerns.  One is the connection of the 
stormwater system at the existing catch basin at the front of the property, a 15 inch pipe is connecting out 
to, what looks like a 12 inch drain line, so I just ask that they look into that and confirm that that existing 
pipe has capacity to take those flows.  And the other concern would be the trigger for DEP review of the 
SWPPP.  They’re just under 2 acres, it’s pretty tight the area of disturbance line and doesn’t include some 
planting areas and things like that, I think they should get some kind of concurrence from DEP that a 
SWPPP approval is not needed based on this current plan. So that they sign on that they agree to that 
because we don’t want to, during construction, we’re not going to be policing that in terms of if they go 
over that 2 acre threshold.  It’s very tight and very close right now. 
 
Mr. Bainlardi stated okay. 
 
Anthony Oliveri stated that could and just to add to that, that could affect the stormwater system and if that 
happens and they need DEP approval, they would have to come back here for an amended site plan to 
change the stormwater system. 
 
Mr. Bainlardi stated thank you. 
 
Ms. McKenzie stated can I chime in here? Hi Anthony.  So we have enough room within our, we were 
actually conservative relative to the mulch pass.  I mean, they are literally wood paths going around the site 
and so, you know, we think we have a little bit of wiggle room as far as that goes and there are some things 
in there that we feel we’ve conservative with our limit of disturbance which I know seem contrary to what 
you’re talking about, there are some other areas like some of the trees, that if we add those into the limit of 
disturbance, we will still be under two acers of disturbance.  And you know, we can work through that with 
you… 
 
Anthony Oliveri stated well I think what we need, what I’m going to ask for is that DEP see the plan and 
you ask them if you need a SWPPP approval.  It’s not for us to make that determination for them.  You 
know, when you have a silt fence line that’s much further out from the area of disturbance, what tends to 
happen is all that area gets disturbed by construction vehicles. 
 
Ms. McKenzie stated we can relocate the silt fence closer… 
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Anthony Oliveri stated but it’s not going to be for me to make that determination.  If DEP looks, they 
should be given the plan now and the question asked, do we need a SWPPP approval from your office?  It’s 
a jurisdictional determination, they should make that.  And that’s not a whole process, that’s asking them 
do we need a permit for this action and the Village is not going to police that and we would need it staked 
out by a surveyor, a limit of disturbance fence line, make sure you don’t go over.  I mean, you’re like at 
1.9-something acres right? 
 
Ms. McKenzie stated yes, it is… 
 
Anthony Oliveri stated its pretty close, so we need something from DEP here that they’re in agreement. 
 
Mr. Bainlardi stated how far below the threshold, Anthony, would it have to be so that they would, they 
would not have to get… 
 
Anthony Oliveri stated I don’t know how they would look at this, they may look at it and say, like the way 
I did and say well you’re planting here, you have silts fence out 20 feet beyond this line, its more than 2 
acres of disturbance. 
 
Mr. Bainlardi stated I’m going to ask you guys to talk this through offline and work through getting 
Anthony satisfied.  I’m assuming that there’s some limit of disturbance which they were at… 
 
Anthony Oliveri stated the absent of not asking DEP now, is not a good option because we can’t be 
policing in the field and then what happens when they go over two acres and the contractor does 
something? 
 
Mr. Williams stated Anthony, we believe we can work with you offline to get the, threshold is comfortable 
enough but the line in the sand for DEP review is two acres and its incumbent upon us to stay under two 
acres or we enter a violation situation with DEP.  You’re absolutely right, that may mean special provisions 
during construction, staking out the property, staking out the limit of disturbance but let’s have the 
conversation offline, we can reel in the limit of disturbance in certain areas, we can work through this in a 
way where this doesn’t go to DEP. 
 
Anthony Oliveri stated okay, sure. 
 
Mr. Williams stated thank you. 
 
Mr. Bainlardi stated okay, Anthony, did you have anything else? 
 
Anthony Oliveri stated no, that’s all we’ve got. 
 
Mr. Bainlardi stated thank you.  Peter, anything? 
 
Mr. Miley stated no, nothing additional John. 
 
Mr. Bainlardi stated okay, alright, why don’t we, we’ve got anybody in the loop here or the queue here for 
public comment? 
 
Mr. Miley stated we do, we have a hand raise, Frank Papalia, you’re welcome to speak Frank. 
 
Mr. Papalia stated number one thing to thank the Board for their continued support of the residents of 22 
Fairways Drive or Fairways Drive.  I live at 22 Fairways Drive, I represent my mom there, Altabella 
Papalia, we’ve been residents there for, since 1975.  We’ve known the ARC for a very long time, we 
appreciate they’ve been very good neighbors and so forth.  So I have a couple of questions for Jan, and how 
tall will the spruce, the white spruce trees when we plant them?  Or when we plant them will they be at a 
mature size?  And I know they’re there, I’ve seen the lighting is in front of those spruces trees and you 
know, us being residents here at 22 Fairways Drive looking at, its very important that you know, with our 
bedrooms upstairs and the lighting will be controlled like was stated and will go off automatically at 6 
o’clock but with respect to the size of those trees, what size are they when they’re planting and how long 
will the reach to full maturity of 20 to 40 feet to hide and shade this from you know, the lights from the 
parking lot? 
 
Ms. McKenzie stated so before I directly address yours question, there are existing evergreen trees in that 
hedge along the back of that property and even though they’re a little bit more open on the bottom and 
about 15-20 feet up, they do start to get denser because they are, they’ve been there a long time and they 
are evergreen trees and they’re green year round.  So there is already some existing vegetative screening 
around there and as discussed earlier, in the summer, there deciduous material that is also in there which 



Planning Board Meeting Minutes 
April 13, 2021 Minutes Page 13 

actually increases the density of that existing vegetative border during the summer months when the trees 
are crowing.  So let me just take a look here and tell you how tall those trees are when they’re planted. So, 
the spruces trees will be 8 foot high when they’re planted and they’re planted on top of the berm at the site, 
so that will bring them up another foot or two above and then that’s on top of the curb, so another 6 inches.  
So at the time of planting the trees themselves will be 8 foot tall but they’ll be set a foot or so higher then 
the adjacent grade because they’ll be planted on the berm.  And then over time, white spruce they’re not 
super rapid growing like white pines but they do have a medium growth rate.  It is going to take them, 
when they’re planted at 8 foot high, they’re going to fill in that area below the existing vegetation and they 
will grow to 40 or 50 feet, it’s going take them a few years to do that, I don’t know off the top of my hear 
what the growth rate is, I don’t know, they’ll probably get 8 to 10 inches of growth a year, at the most. 
 
Mr. Papalia stated right, right, my concern is you know we live behind there… 
 
Ms. McKenzie stated yes. 
 
Mr. Papalia stated so we can see the lighting already from the building because the lights, the current 
lights directly themselves towards us and I know you’re going to have them directing straight down, so 
that’s an improvement.  However, you know, you see the trees that are there behind our properties, they’re 
very sparse.  So how tall are those lamps that you’re planning?  If these are 8 feet plus about 2 feet of berm, 
maybe we grow two feet a year, my concern is that you know, spruce trees are much more dense, I like the 
idea and I appreciate the idea. I also like one of the Board members ideas for planting more of those, 
although its not going to be as beautiful as what you have there planted.  Once they dense up because I 
have some in front of my property here in Rochester, New York.  They become very dense and you can’t 
see light as much, so my thought is, number one, what is the height of those poles that you have going up, 
what’s, are those 10 feet, 20 feet? 
 
Ms. McKenzie stated they are 15 feet. 
 
Mr. Papalia stated they are 15 feet, so we’re about 10 feet, not even a foot or two feet, not even a foot per 
year, it will take a while for those to become dense enough for us not see exposure from the parking lot and 
I understand, right I understand everything that you’re saying and everything that you’re trying to propose, 
fence and all but as residents with two-story homes and having even low grade lighting is going to emit 
some level of light towards the homes.  So I’d like to see whether we can get some more matures planted, if 
possible?  Is that something that could be proposed?  Like one of the Board members said, maybe a line of 
trees that once they become denser and higher, then you know kind of gives us a little bit more privacy. 
 
Ms. McKenzie stated so as far as adding more trees, evergreen trees in that area, of course we would be 
willing to do that.  Trees, the cost of trees go up significantly the taller they get, an 8 foot height tree is a 
pretty good size tree and it’s costly.  As soon as you start getting larger than that, it ends up costing a lot 
more money and I know that’s not necessarily your concern but the more the plantings costs, the more the 
trees cost, it will at some point start to affect the budget of the project and the programming potentially for 
ARC.  They’re trying to be good neighbors and they are very willing to provide additional trees and we can 
mix in something that might be a little bit more rapid growing but if we could avoid putting taller trees in 
that would be better.  If you wanted to start with 10 footers, we might be able to do some 10 footers behind 
the lights, and potentially some in between that evergreens that are not 10 foot. We can consider that. 
 
Mr. Papalia stated our concern is the long term, we’ve been there since 1975, we loved the beauty of the 
open space and all that.  I know that the ARC’s been a great to us and we’ve been very good to each other.  
However, our concern ends up being in three, or four or five years from now, now that we have this much 
parking, if it ever changes hands or for any reason anything happens then the residents are the ones who are 
the long term residents there.  I’m sure that there’s no thought of that in the future of ARC transitioning or 
selling the property, I don’t think they would make the investment like they are with the walkways and so 
forth if they weren’t going to us it.  It still means there’s a concern in respect to property values that we 
have parking lots so close to our residences, was originally not something that expected.  We want to kind 
of protect our privacy and so anything that can be done to reduce noise and lighting.  I know that you said 
that most of the people that work there would be out of there by 4 o’clock and most of the times, unless 
around the winter, the lights will be shut down at 6 pm.  Will there be any other lighting left on for security, 
that’s low lighting on top of that?  Will the pole lights all shut down? 
 
Ms. McKenzie stated the way that it’s programmed is the building mounted lights will stay on overnight 
and the under canopy lights at the drop-off, they will stay on for security.  All of the pole mounted lights 
will turn off at 6 o’clock. 
 
Mr. Papalia stated okay. 
 
Mr. Bainlardi stated anything else Mr. Papalia? 
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Mr. Papalia stated no, thank you John.  I just hope our thoughts are heard with respect to at least privacy, 
trees and so forth.  I think they’ve done a very good job coming back and listening to our requirements.  It’s 
just that as long term residents and two-story homes, lighting and noise become a concern for us, as you 
know. 
 
Mr. Bainlardi stated I think that, I think we’ve narrowed in on this one, this one issue, maybe there’s a 
possibility we can reduce the height of some of those poles on that back line. Yes, I know it’s a trade off, I 
think what we’re trying to achieve between safety in the parking lot and adequacy of lighting now and 
getting that light lowered down beneath those trees, something to think about.  Maybe the answer is now 
but don’t say no now. 
 
Ms. McKenzie stated I’m not saying no.  I would like to address that.  We have a minimum, the Village 
Code has minimum lighting requirements, so… 
 
Mr. Bainlardi stated and I’m not sure what our flexibility is there but I think we all get based upon this 
conversation and all the comments that they’ve heard to this point, what the give and take is, so maybe 
there’s a little better solution, maybe not but just think about it down a little bit more, I think we’ve hit the 
issue that seems to be the biggest concern when it comes to down lighting of that and the parking and 
visibility from the adjoining neighbors.  Alright, Peter do we have next? 
 
Mr. Miley stated Kris Mullin, you’re up. Kris, you with us? 
 
Ms. Mullin stated how’s that?  Is that better? 
 
Mr. Miley stated yeah, we can hear you. 
 
Mr. Bainlardi stated yes. 
 
Ms. Mullin stated Dawn, I would just like to add on to what Frank mentioned.  You know, we have the six 
foot privacy fence proposed and then the existing hemlocks are bare up to about 20 feet, so we have 14 feet 
there of exposure, to add his point.  When the, white spruce come to very tip at the, there’s not going to be 
a, the top foot, foot and a half is going to be very narrow as far as screening for us.  So just, I know we’ve 
kind of already discussed it but I just wanted to add on that visual, that space that’s going to kind of be 
open to those headlights coming into our homes. And also, I’d like to ask, what’s the height of the items 
being proposed to be planted in the island? 
 
Ms. McKenzie stated you’re talking about here, between the building? Between the two parking lots? 
 
Ms. Mullin stated between the existing parking lot and the proposed new parking lot, correct. 
 
Ms. McKenzie stated the junipers are going to small when they’re installed because that’s typically how 
they come, they’re in a number three container and they’re probably going to be about 15 inches high and 
wide but they do grow rapidly over time, its going to take them a bit to get up to the four feet, the 
ornamental grasses on the other hand, they’ll start shooting up and filling pretty quickly.  And we are 
proposing in that area feather reed grass calamagrostis x acutiflora Karl Forester and we’re also providing 
Misancthus sinensis Gracillimus, that’s Maiden Grass.  So Maiden Grass and, Maiden Grass gets pretty 
dense, pretty quickly, I don’t know if you’re familiar with that and it will grow four foot high with flowers 
over the top of that and that’s up in the summer months, during the growing season and then it gets cut 
back to the ground in the winter and the Feather Reed Grass is not quite as dense as that but it gets 
inflorescent, you know flowers over the top and it probably grows about three to four foot high with those, 
the inflorescent over top of that, so in the summer months, you know, they’ll provide a little bit of buffer, 
some buffer in that area.  In between plus on top of that, we’ve got trees planted in there so, the trees that 
are planted in that location, there are some red maples, that’s Acer rubrum, there’s a couple of those there 
as mature shade trees.  So the canopies of the trees will provide some screening when they’re in leaf and in 
addition to that, we’ve got some flowering trees there, some red buds and some white dog woods planted in 
that area as well which will provide a little and I can point out the locations if you’d like. 
 
Ms. Mullin stated the red maples and the red buds are going to be in that island area? 
 
Ms. McKenzie stated they are, in this, let me zoom back in here again, let’s see and I can point out the 
locations for those. 
 
Ms. Mullin stated do you know the height of the existing juniper that’s going to be removed?  Because 
that’s quite substantial, right? 
 
Ms. McKenzie stated I don’t know the height of it off the top of my head but I do remember that it was 
probably four to five feet high at least. 
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Ms. Mullin stated oh, I would say its about eight to ten feet high. 
 
Ms. McKenzie stated yeah. 
 
Ms. Mullin stated and a city block long, it’s huge. 
 
Ms. McKenzie stated so these are the locations for the two Acer rubrum, the red maples and then we’re 
showing three flowering trees in this location.  Junipers along this side of the parking lot and then these 
bands down here are the ornamental grasses further down the slope. 
 
Mr. Polese stated Dawn, I don’t think you’re sharing your screen. 
 
Ms. McKenzie stated did I lose my share? Okay, alright, let’s try that again.  So, these two trees right here 
are the maples and then these are three flowering trees.  There’s junipers in this area right here along the 
parking lot and then further down the slope is the ornamental grasses in this location.  And actually, there’s 
some Pennisetum or actually those aren’t pennisetum, the native one, there’s another grass along the sides 
on either side of that that will grow.  They get bushy, they get four foot to five foot high on either side in 
here. 
 
Mr. Bainlardi stated thank you. 
 
Ms. Mullin stated yes, thank you very much.  And I think at our last Zoom, Dawn, you were going to 
double check if there was going to be any kind of change of use at the building, whether upstairs or down, 
did you get any feedback on that? 
 
Ms. McKenzie stated any change of use at the building? 
 
Ms. Mullin stated you said you were going to check on that. 
 
Ms. McKenzie stated I don’t remember that question but ARC uses the building, they have programming 
inside the building and we provided a schematic of that because it was used to do that parking calculations 
at the, for the initial submission.  So, it’s not, it’s my understanding there’s not going to be a change in use 
for that, what they’re looking for Planning Board approval, is the programming outside of the building.  
They’re not anticipating any changes inside the building as far as that goes, that I’m aware of, does that 
answer your question? 
 
Ms. Mullin stated okay, thank you.  I think so, I was just concerned about that obviously if the volume 
were to increase in hour would become longer, the effect it would have on all of us. 
 
Ms. McKenzie stated no, if they were going to do that, it would be part of this site plan approval.  They are 
not planning, we laid out a statement of use which discusses how they currently use the site and that’s how 
they plan on continuing to use the site.  They’re not planning on increasing their hours of operation, it is, as 
we’ve stated, if they go to make changes to that, I believe they would have to come back to the Planning 
Board for amended site plan approval, if there was some sort of change in use or intensity of use. So, that’s 
not anticipated at this time. 
 
Ms. Mullin stated thank you.  And then the air conditioning unit, I don’t know if it’s on this drawing here 
but in the back corner where it abuts 666 Lexington, there was some kind of AC listed, is that maybe one of 
the one’s that’s going to be removed. 
 
Ms. McKenzie stated are you talking about something over here? 
 
Ms. Mullin stated yeah, it is was in the vicinity. 
 
Ms. McKenzie stated alright, so let’s look at the existing condition plan because I think I know what you’re 
talking about, let me just zoom in on this. Alright, so you know, there is not sure why that’s moving.  So 
there’s existing mechanical equipment in this location here that’s fenced in.  They are taking that out, its 
been abandoned a long time ago and there’s actually a couple of sheds remnant of any old chiller system 
and, this one is actually going to be removed, it’s not doing anything and this is an old cooling well that’s 
actually going to come out as part of this application.  There’s not new AC equipment or chiller equipment 
proposed outside of the building as part of this application.  I believe everything is internal at this point, 
there’s a lot of remnant stuff from an old use when this used to house the telephone company, they had a 
much more intensive exterior chilling system but that’s, there’s nothing new proposed here. 
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Ms. Mullin stated thank you. And then, oh I just lost my thought, oh, is there any option, I know you said 
the grade goes from approximately 104/105 to the new [inaudible], is there any option in getting that a little 
lower to give us a little more privacy? 
 
Ms. McKenzie stated of lowering the elevation of the parking lot? 
 
Ms. Mullin stated the top parking lot, yeah, keeping it you know, I know you said is it about four foot, five 
foot change.  Is there any way of getting that a little bit lower? 
 
Ms. McKenzie stated so, interesting question… 
 
Ms. Mullin stated I just think that every foot or two is going to help us you know as those cars come up 
that circle, to come up, those lights, the headlights are going to come around… 
 
Ms. McKenzie stated so a couple of things I’d like to point out because I believe we touched on this at one 
of the meetings.  I seem to recall the Chairman, John, I believe you brought up something about potentially 
lowering the parking lot at this area or providing a retaining wall.  There are steep slopes on the sides of 
this and we’re actually cutting already to get this in, I don’t know why I’m scrolling, so I apologize for that.  
So, we’re actually cutting over here and we’re trying to, so if we lower this parking lot anymore, we’re 
going to get in a situation where we’ll need to provide a retaining wall on this side of it and retaining walls 
can be costly.  So we tried to set this at a lower elevation, at point where we could grade this out. Its either 
a retaining wall or we start taking out more trees along the property line, over here.  So and then on this 
side, we are already cutting into the hillside because the grade is, the existing grade is much higher on this 
side of the property and cutting this down even further, it would start impact the garden, it starts to impact 
programming if we cut further on this side.  So we would prefer not to do that to maintain programming, 
plus there’s additional costs associated with that, which would also impact programming for the site. 
 
Ms. Mullin stated I hear your point, it might not be optimal but it would just give us, again protect our 
homes and our privacy if we could some down a little bit, another foot, anything would be helpful. 
 
Ms. McKenzie stated we will take that into consideration but it’s not necessarily something that, you know, 
we would prefer not to do that, I would have to check see if it would be an issue with getting the 
stormwater down to the front of the site.  That could be another potential issue, you know we set this… 
 
Mr. Bainlardi stated you’ll take a look. 
 
Ms. McKenzie stated yes, thank you. 
 
Mr. Bainlardi stated you’re welcome. 
 
Mr. Williams stated just relative to lowering the grades, we’ve studied the grading several times, we’ve 
reviewed this with the Board at a couple different meetings.  Lowering the grade isn’t just as simple as a 
retaining wall, it also starts to involve export of materials and substantially increases the construction costs.  
A foot sounds like a small ask but in actuality, it is a very costly ask.  We believe that by dropping the 
grades as far as we have, we pushed them down as low as we can which is why we actually created the two 
foot berm behind the parking lot to try to reinforce the height.  And you know, typical headlights are 30 
inches above the ground, so you know between the six foot privacy fence, the additional evergreens being 
installed, the limited hours of operation, as well as the existing landscaping that’s there, I mean, ARC does 
feel that they’ve given a lot. 
 
Ms. Mullin stated I appreciate your explanation, Rich.  Its just that, I understand the cost factor but its also 
our property values and our quality of life that’s being affected here.  Many people have been long time 
residents of the Town.  So I’m just trying to find a way to make it good for everybody, I’m not trying to 
hurt your job, I just want to be able to enjoy my house. 
 
Mr. Williams stated we’re trying to meet in the middle and we believe… 
 
Ms. Mullin stated I understand. 
 
Mr. Williams stated we’ve been very fair. 
 
Mr. Bainlardi stated okay, thank you.  Who’s next. 
 
Mr. Miley stated John Rhodes is next. John, you’re up. 
 
Mr. Rhodes stated thank you, Dawn, there’s some very helpful information.  Having worked with the ARC 
on a number of project, including trail maintenance with their staff and their clients, I know what a 



Planning Board Meeting Minutes 
April 13, 2021 Minutes Page 17 

wonderful organization it is and I’m happy that they’re seeing a way clear to improve you know, their 
existing services during this renovation.  I’m very happy that you were able to save those, in the revised 
plan, save those specimen oak trees along the driveway which are really, you know a landmark in the 
community.  And if I understand it correctly, you know that you’re basically saving all the large trees along 
the eastern border, also which are, not only are they important for the neighbors but they’re very important 
habitat in an area which has lost a lot of forest in the past few years.  The couple of questions that I do 
have, have to do with the south side of the property.  I’m not really sure, I was trying to read both the old 
plans and new plans and it wasn’t clear to me if you were maintaining the large trees along the east side of 
the property also, which obviously in addition to being habitat, also shields a number of the homes there, 
there are quite a number of large trees along that east border and I couldn’t tell from the plans if those were 
all being maintained or if those were being culled and if there was new planting there.  And then I have one 
other quick question after that. 
 
Ms. McKenzie stated okay, so there’s a minimum 20 foot buffer required by the Village as part of site plan 
approval and we are maintaining anything that’s within that 20 foot buffer and I believe you’re referring to, 
so there’s actually a commercial property on the east side of the site, I think you’re referring to the 
properties on the west side of the site… 
 
Mr. Rhodes stated on the west, oh. 
 
Ms. McKenzie stated there’s residences on the south side and on the west of the site. 
 
Mr. Rhodes stated on the west, okay. 
 
Ms. McKenzie stated and we are maintaining all of the existing trees on the west side. 
 
Mr. Rhodes stated okay and the south side. 
 
Ms. McKenzie stated on the west side and the south side, we’re not taking down any of those trees. 
 
Mr. Rhodes stated related question to that was, in the area where they’re going to basically remove part of 
the garden and move it.  I know from my own experience at the property that there’s a specimen black 
walnut tree that’s probably 150 years old and on the first set of plans I saw that as remaining, it’s kind of to 
the rear of the existing community garden now and I wasn’t sure, I hadn’t seen that on the revised plan and 
I didn’t know if that just wasn’t on the plan or if that was going to be removed because I’d be very 
concerned about that. 
 
Ms. McKenzie stated so it is actually shown on the plan and we are keeping that tree.  We had extended the 
garden fence to include that area but closer looking, that’s a walnut tree, we’re not going to get anything to 
grow underneath it… 
 
Mr. Rhodes stated right. 
 
Ms. McKenzie stated so we tightened the fence back up and it’s not going anywhere.  That tree is intended 
to remain. 
 
Mr. Rhodes stated okay, thank you, that’s very good news and related to that the Intergenerate Community 
Garden that the ARC has been so generous as to let that Intergenerate use that garden, I guess for the past 
several years.  Do you know, and again it is not your area of expertise here but do you know if they’re 
going to continue that relationship because that garden has provided, at least of the past three years that I 
know, thousands of pounds of fresh food, not only to the community but also to Neighbor’s Link.  So it’s a 
very important community asset, I didn’t know if they were going to be able to maintain that if that wasn’t 
decided yet. 
 
Ms. McKenzie stated so we’re still showing some garden space in that location, as far as whether or not its 
still going to be with the same group, I’m sorry I don’t know the answer to that.  That’s a question for 
ARC. 
 
Mr. Rhodes stated thank you. 
 
Ms. McKenzie stated you’ll have to work that out. 
 
Mr. Rhodes stated okay, I’ll ask them, thank you. Thanks a lot. 
 
Mr. Bainlardi stated thank you, John.  Who’s next? 
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Mr. Miley stated hey John, we don’t have anybody else that raised their hand.  I’ll just check comments on 
Facebook and there are none, and there is nobody at Village Hall. 
 
Mr. Bainlardi stated okay, thank you.  So what I think we’re in a position to do is to close the public 
hearing and keep it open for a period of, for written comment.  I’m going to encourage the applicant and 
the neighbors to speak offline, to just try to finish.  I think we’re very, very close, you know, it’s preferable 
is neighbors would speak to one another as much as possible before these applications are here so that 
we’re not trying to meditate and arbitrate this in this way.  But, if that can accomplished, that’d be great, 
I’m going to encourage you to do but in the mean time I think that all the comments have been addressed in 
some form or fashion, whether or not there’s anything left to do, it’s now in the applicant’s hands to make 
any other modifications in response to these comments and to do so.  So I’m going to make a motion that 
we close the public hearing and keep it open for 10 days written comment.  Do I have a second? 
 
Mr. Bonforte stated I’ll second that, Chairman. 
 
Mr. Bainlardi stated any discussion on the motion?  Michelle would you poll the Board? 
 
UPON ROLL CALL VOTE: 
 
  Mr. Bainlardi  - aye 
  Mr. Bonforte  - aye 
  Mr. Vigliotti  - aye 
  Ms. Pickard  - aye 
  Mr. Polese  - aye 
  Mr. Hochstein - aye 
  Ms. Roppolo  - aye 
 
The motion carried by a vote of 7 to 0. 
 
Mr. Bainlardi stated thank you.  Okay, so if the public does have any further comment, you do have 10 
days to submit it in writing, the Board will consider it.  I will also point out, that we didn’t mention earlier, 
there were a number of letters that did come in, or maybe I did mention it, I don’t recall now. Some 
additional letters that came in from other members of the public, that were in support.  So with that, I think 
we’ve left it now, Insite will also talk offline with Anthony and address Anthony’s concerns regarding the 
areas of disturbance and its impact on whether or not it’s approval will be necessary.  Anything else guys? 
 
Jan Johannessen stated John, they were also going to provide a queueing plan per their earlier conversations 
this evening. 
 
Mr. Bainlardi stated yes, thank you. 
 
Jan Johannessen stated does the Board have any preference, Dawn laid out two approaches for the 
queueing… 
 
Mr. Bainlardi stated I think given the concerns expressed by the neighbors, if you queue and turn around in 
the lower lot and that’s workable and you can demonstrate that, then I think that’s the way to go. 
 
Ms. McKenzie stated okay. 
 
Mr. Bainlardi stated you know, if for some reason something precludes you or prevents you from doing 
that, if you give it thought then you know, bring that up but if you can accommodate it, that request, I think 
you should. 
 
Ms. McKenzie stated okay, we’ll do that. 
 
Mr. Bainlardi stated anybody feel differently? Okay, good, okay I think we’ve hit a lot of items here, I 
think there have been a lot of good responses and changes to the plans from where we started and what’s 
next step after these items, Jan?  I think, are we at a point where we can probably ask you to start to draft a 
resolution… 
 
Jan Johannessen stated I think that’s appropriate, I can at least start drafting one, if it needs to be tweaked, 
it can be tweaked but I can get something in front of you, kind of the accumulation of everything we’ve 
talked about. 
 
Mr. Bainlardi stated please do that, work with Peter and Whitney and Anthony obviously to encompass 
everything you need and then we can consider that at the next meeting.  What is the next meeting and 
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should we just continue this at the next meeting or do we, what’s the time frame now, I’m not sure when 
the next meeting is. 
 
Mr. Miley stated 4/27 is the next meeting John. 
 
Mr. Bainlardi stated 4/27, does that give you enough time? 
 
Jan Johannessen stated can we do the first meeting in May, that will give enough time for the applicant to 
meet with the neighbors and develop the plans that we talked about. 
 
Mr. Bainlardi stated okay. 
 
Mr. Miley stated that’s May 11th. 
 
Mr. Bainlardi stated okay, great, so we will see you, we’ll put down on the agenda for May 11th and we’ll 
see you then. 
 
Ms. McKenzie stated okay, thank you. 
 
Mr. Bainlardi stated okay, thank you. Back to the agenda, the next matter, if I remember correctly, is the 
public hearing for Homeland, so Mike, I’ll turn it over to you and I’ll be on standby to join you when, I 
think you’re going to be moving pretty quickly there but I’ll mute myself. 
 
Mr. Bonforte stated yeah, don’t go too far John, thank you. 
 

C. Homeland Towers – Mount Kisco Wireless Telecommunications Facility –  180 South Bedford 
Road 
PB2020-299, SBL 80.44-1-1 
Site Plan and Special Use Permit 
Continued Public Hearing 

 
Mr. Bonforte stated okay, Homeland has agreed to, Homeland Towers, 180 South Bedford Road, 
application for a cell tower, has agreed to extend the shot clock to May 28th, so that’s in writing and part of 
the formal record. And that agreement is dated March 29th and in between that time, the Village of Mount 
Kisco and Planning Board and any other staff or consultants will not be working on that cell tower 
application.  The applicant, Homeland is going to be pursuing an alternate site per the letter dated March 
29th, in the Guard Hill Preserve, so that applicant may or may not come back to us in the future, we’ll see in 
the next few meetings what takes place and we’ll update you accordingly.  We’re going to keep the public 
hearing open but we’re going to adjourn it to May 11th, so I’ll make that motion to adjourn the 
Homeland Towers public hearing to May 11th, a couple of meetings from now. Do I have a second 
please? 
 
Mr. Polese stated I’ll second that. 
 
Mr. Bonforte stated thank you Bill, and Michelle will you poll the Board please? 
 
UPON ROLL CALL VOTE: 
 
  Mr. Bonforte  - aye 
  Mr. Polese  - aye 
  Mr. Vigliotti  - aye 
  Ms. Pickard  - aye 
  Mr. Hochstein - aye 
  Ms. Roppolo  - aye 
 
The motion carried by a vote of 6 to 0. 
 
Mr. Bonforte stated thank you, on a separate note but regarding the same site, 180 South Bedford Road, we 
have SCS Sarles Solar, it was a solar field application, I wanted everyone to.  I wanted the public to know 
that that applicant has withdrawn their current application for the solar field that presented to us, we 
received a letter in writing. The letter stated without prejudice and I’ll just note that that means they can 
still return to the Village of Mount Kisco with a, I’ll call it a new site plan, new application.  So while 
they’ve withdrawn, they can still come to us for that site, as any other applicant/developer could come in 
for the 180 South Bedford site for another business plan.  Anyway, I just wanted to make that note, if 
anyone has any questions on the Board, please speak up, otherwise we’ll pass it back to John Bainlardi. 
 
Whitney Singleton stated I just want to make one clarification, Michael. 
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Mr. Bonforte stated sure. 
 
Whitney Singleton stated the applicant for Homeland was not solely pursuing an alternative site at the 
Guard Hill preservation.  What they’re seeking to do is pursuant to your Board’s request, they’re evaluating 
the viability of an alternative site at 22 Linden Lane and potentially other sites within the Town of Bedford, 
it is not limited to just the site on the top of Guard Hill. 
 
Mr. Bonforte stated okay, good. Okay.  Thank you for that.  And if there’s not other comments, we’ll pass 
it back to John and move forward.  Chairman? 
 
Mr. Bainlardi stated okay, thank you.  The next matter on the agenda is Mount Kisco Square, 360 North 
Bedford Road.  This is an extension request and continuation of a request that was made at the last meeting.  
My dog is now in this, sorry… 
 
D.  Mount Kisco Square – 360 North Bedford Road 
  PB2017-0347, SBL 69.51-2-1.2  
 Amended Site Plan and Change of Use (Extension Request Discussion Continued) 
 
Mr. James Caris of JMC was present. 
 
Mr. Bainlardi stated he doesn’t want to go in the crate. 
 
Whitney Singleton stated it sounds like a mean dog, John. 
 
Mr. Bainlardi stated at 10 weeks man, he clomps down on you, it’s not.  Anyway, he doesn’t want to go in 
the crate. 
 
Mr. Bonforte stated he saying hurry up John, he wants to go for a walk. 
 
Mr. Bainlardi stated we have a couple of small items here left, if we get through these quickly I can give 
[inaudible].  360 North Bedford Road, amended site plan and Change of Use extension request.  Who’s 
here for the applicant? 
 
Mr. Caris stated good evening Mr. Chairman, James Caris with JMC. 
 
Mr. Bainlardi stated okay, I’m just going to ask you, if you would just give us an overview of where we are 
with the property, what the request is.  We talked about it during the work session but just give us a quick 
overview. 
 
Mr. Caris stated sure, so given the events of 2020, the property owner ended up changing general 
contractors over the summer to see the remaining outstanding site plan approval conditions completed, 
those contracts are in place, the work is proceeding diligently.  The remaining items are the façade 
improvements and the signage along the main frontage of the center and we submitted a construction status 
report prepared by the project architect, just showing some photographs of the current work being done of 
the façade and the scaffolding being up.  And as I heard at the work session, it sounds like several of the 
Board members and Village Staff have also been to the site, seen the work being done, are aware of the 
progress.  That being said, we’re requesting an extension of the amended site plan approval, we’re 
requesting an extension to October which coincides with the RMA building permit work that’s being done 
on the interior of the site and I did hear during the work session some discussion as to whether 180 or 90 
days extension with two 45 [day] extensions built into that as well is being considered but the work is 
underway, they are just as hopeful to finish this up and be done with as everyone in the Village is, I’m sure. 
 
Mr. Bainlardi stated okay, thank you. Yeah, there are some photos in our package as part of a letter 
submission that does show the work under, that’s being performed currently.  I was one of the members 
who mentioned in the work session, I’ve been up to the site and seen the work ongoing.  Okay, so I think, 
unless there’s further discussion, any members of the Board want to raise any point, I think we’re at the 
place where we’re prepared to adopt the resolution as drafted to grant the extension for 90 days and if the 
work is not completed, we can evaluate after 90 days and we’d have the ability to extend for an additional 
45 day period, two 45-day periods. 
 
Mr. Miley stated Chairman, I believe that’s for the TCO, is the extension of the site plan approval longer? 
 
Jan Johannessen stated just, it’s a re-approval as opposed to… 
 
Mr. Bainlardi stated it is, I didn’t realize it was expired, I missed it. 
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Mr. Miley stated I’m not sure if it expired yet, I think its expires in June… 
 
Whitney Singleton stated it expires in June. 
 
Jan Johannessen stated oh, the resolution? 
 
Mr. Miley stated yes. 
 
Jan Johannessen stated oh… 
 
Mr. Miley stated yeah, the issue here is the TCO that has expired… 
 
Jan Johannessen stated there’s a whereas clause that indicates that they apply for a re-approval and we 
should just modify that… 
 
Mr. Bainlardi stated I’m just looking for the resolution. 
 
Jan Johannessen stated the resolve clause says hereby reapprove, not extended. 
 
Whitney Singleton stated correct. 
 
Mr. Bainlardi stated alright, which is it? 
 
Whitney Singleton stated its re-approved. 
 
Jan Johannessen stated okay. 
 
Mr. Miley stated yeah, it’s not expired yet.  The only thing that has expired is the TCO for 5 Guys. And by 
approval, this would restart the clock for the initial 90 day and then the two subsequent 45 day, if the Board 
desires them to come back and get feedback after three months, they could request the additional 45. 
 
Mr. Bainlardi stated we in agreement? Whitney? 
 
Whitney Singleton stated yup, I’m in complete agreement, if you want, I can share the document on the 
screen with everybody. 
 
Mr. Bainlardi stated why don’t you just do that quickly because I just read it a couple of hours ago but I’ve 
hit my mental capacity, I think. 
 
Whitney Singleton stated okay, so it’s essentially the original resolution updated by Jan and we put in some 
provisions that basically speak to the issue of why we’re doing this that there’s certain tenants of the 
building operating pursuant to temporary CO’s, that pursuant to Chapter 110 Zoning and Chapter 51 
Building, Construction and Fire Prevention and the current resolution of approval, temporary CO’s have a 
limited life from the date of the resolution authorizing the work.  Therefore they either need to cease doing 
business or we need to reissue an approval, whereas the applicant has applied for re-approval so as to finish 
the authorized work and enable the businesses to operate under a new temporary CO for the period of 90 
days.  As you know that 90 day period can be extended for an additional two 45-day periods for a total of 
180.  The resolution previously approved on such and such, is hereby reapproved, not extended, subject to 
the same terms and conditions set forth below and then the only other condition I put in there was if all the 
work is not completed within 90 days of the date of this resolution the applicant shall return to the Board to 
assess the degree of progress before any further CO’s are issued pursuant to 110-39 E which is renewal of 
temporary CO’s.  I think your Board would want to know if we’re headed in the direction for a third 
renewal. 
 
Mr. Bainlardi stated okay, that works for me.  Anybody have any comments or concerns? Alright, then, that 
being the case, I’ll make a motion that we adopt the resolution as drafted. Do I have a second? 
 
Mr. Hochstein stated I’ll second. 
 
Mr. Bainlardi stated any discussion? No, okay.  Michelle, please poll the Board. 
 
UPON ROLL CALL VOTE: 
 
  Mr. Bainlardi  - aye 
  Mr. Hochstein - aye 
  Mr. Vigliotti  - aye 
  Mr. Bonforte  - aye 
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  Ms. Pickard  - aye 
  Mr. Polese  - aye 
  Ms. Roppolo  - aye 
 
The motion carried by a vote of 7 to 0. 
 
Mr. Bainlardi stated okay. 
 
Mr. Caris stated thank you. 
 
Mr. Bainlardi stated thank you, good evening. 
 
Mr. Caris stated thank you, good night. 
 
Mr. Bainlardi stated last item or second to last item.  Crown Castle, 1 Mountain Site Plan… 
 

E. Crown Castle – 1 Mountain Avenue 
SBL 69.56-4-6 & 7 
Site Plan 
 

Mr. David Kenny of Snyder & Snyder was present. 
 
Mr. Bainlardi stated we have a memorandum from Snyder & Snyder and a copy of an approved site plan.  
Good evening. 
 
Mr. Kenny stated good evening Board, again for the record, my name is David Kenny, I’m an attorney with 
Snyder & Snyder, I represent Crown Castle in connection with its application for re-approval of the site 
plan and permit that was previously issued in June of 2019.  The building permit for this facility was issued 
in October of 2019 and most of the work was substantially completed, the project was for, I’m going to 
share my screen just to remind people.  The project was for a drop and swap, just sharing the screen, sorry.  
To replace the existing wireless telecommunications facility at 1 Mountain with this new proposed wireless 
telecommunications facility to accommodate additional wireless carriers as well as the MTA.  Verizon is to 
be located in the middle of the two wireless carriers, AT&T and T-Mobile, however during the 2020 events 
of last year, there was a problem with completing the installation as far as Verizon’s equipment on the 
facility.  The facility is up but it was just not Verizon’s equipment that has been installed, in June of 2020 
we were informed by the Village that the site plan had expired and that there were conditions on the site 
that needed to be remediated, including completion of the project which requires filing as-built drawings 
and completing certain inspections to complete the application and conditions of approval for the site plan, 
so that the certificates of occupancy can be issued for the project.  The applicant didn’t do any work as soon 
as it realized that there was an expired building permit and there was an issue as well as an outstanding 
escrow balance account.  We worked with the Village to pay the escrow balance account, it was over 
$50,000 that was submitted and then we’ve been working with the Village to re-issue the site plan approval 
so that the building permit can then be re-issued and the applicant can get back on the site to complete the 
site remediation work, complete the installation of Verizon and thereby allowing us to complete the CO 
application process.  We are here tonight to ask for the site plan approval to be re-issued.  I know there 
were some discussions before, just by way of background, on the special permit that was approved, is still 
in effect, that did not expire.  A condition of approval was that the special permit was to match the life of 
the lease, again this facility is on Village owned property, so the special permit is still in effect, it’s only 
that the site plan approval has expired.  Under the Village Code, there’s not requirement for public hearing 
for a site plan approval and with respect there to, the Planning Board could take action on this approval 
tonight if it so chooses.  And we respectfully request that the applicant be allowed to, if the Board chooses 
not to act on the site plan application tonight, would the applicant be allowed to apply for the building 
permit, so we can at least begin the process of cleaning up the site and completing the site remediation 
work, so we can complete this project in compliance with the Village’s satisfaction. 
 
Mr. Bainlardi stated okay, thank you.  Could you also just, what are the items, I know that Peter had 
touched on some items for us that have not been completed at the base of the site, some plantings and some 
other things, what’s outstanding? 
 
Mr. Kenny stated so the items that would be outstanding would be that there’s some open electrical 
trenches, there’s some bags of sand and concrete left on the site.  Again, the site wasn’t completed, the 
work wasn’t completed so the site was stopped midway, the trenches were left open for Verizon and then 
there’s also, there’s some trees that were planted as part of landscaping that in the last site visit, it was 
learned that they have not survived, they died.  So as part of the work to install Verizon, we’d also 
complete the site restoration work, we’d also improve the landscaping to make sure that the site is fully 
compliant with all the conditions of approval from the original site plan approval.  Again, as part of the 
completion of this process, we would go through the required inspections with the Village for the building 
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permit close out process.  And most of the violations that were issued or most of the comments that were 
made were the fact that the facility does not have a CO and that as-built drawings weren’t submitted.  
Basically all the comments were that the site wasn’t properly closed out, it wasn’t properly completed and 
the applicant admits that, the application was for the installation of all the wireless carriers.  Verizon has 
not been completely installed yet, so we need to complete that work so that we can then get onto the stage 
doing as-built drawings and doing the final inspections to close out the project properly. 
 
Mr. Bainlardi stated and if this Board were to act this evening and we approve this building permit would 
follow, when do you expect to be out at the site to finish up. 
 
Mr. Kenny stated I’ll be filing for the building permit possibly tomorrow and as soon as we get the check 
from the applicant for the building permit reactivation feet, and then I have to discuss with my client but I 
believe they would be out there as soon as possible.  They’re looking to have this permit in hand because 
they’re looking to do the work as soon as possible. 
 
Mr. Bainlardi stated okay, Whitney, yes… 
 
Whitney Singleton stated, I don’t know what the inclination of your Board is, I have no problem with them 
doing work under a permit at their our peril but I would like the opportunity to review the resolution more 
thoroughly before putting it back before your Board at the next meeting.  That’s what you’re inclined to do. 
 
Mr. Bainlardi stated okay. 
 
Jan Johannessen stated we haven’t prepared a resolution yet.  It’s going to be substantially similar to the 
prior resolution but nothing’s before the Board for this evening. 
 
Mr. Bainlardi stated right, I mean, I don’t see any reason at this point to not reapprove this and this is 
procedural and we need to move forward.  We understand you know last year threw a lot of roadblocks up 
for a lot of people and that’s part of it but the main thing here is getting this moved forward and brought to 
completion as quickly as we can.  So, Peter, you have anything to add? 
 
Mr. Miley stated no, I have no problem issuing the permit this way, for one the site cleanliness and starting 
to finish the installations of the electrical work and some fencing and some of the tree work.  I have no 
issue with re-issuing the site plan permit. 
 
Mr. Bainlardi stated okay, alright, so I guess that, anybody, any members of the Board have any concerns, 
any questions, comments? 
 
Mr. Polese stated no. 
 
Mr. Bainlardi stated anyone, no?  Alright, then I think then the directive here is to why don’t you go ahead, 
draft the resolution and we’ll consider it at the enxt meeting. 
 
Jan Johannessen stated sounds good. 
 
Mr. Miley stated and the Board will advise us to issue a permit? 
 
Mr. Bainlardi stated yeah, do we have to take formal vote on that, Whitney? 
 
Whitney Singleton stated for the building permit? 
 
Mr. Bainlardi stated yeah. 
 
Whitney singleton stated yeah, I guess it would be appropriate. 
 
Mr. Bainlardi stated okay, so the motion is to authorize the Building Inspector to issue a permit for 
completion of the work, correct? 
 
Mr. Miley stated yes. 
 
Mr. Bainlardi stated so moved. Do I have a second? 
 
Mr. Bonforte stated seconded, John. 
 
Mr. Bainlardi stated any questions on the motion?  Discussion? No?  Michelle? 
 
UPON ROLL CALL VOTE: 



Planning Board Meeting Minutes 
April 13, 2021 Minutes Page 24 

 
  Mr. Bainlardi  - aye 
  Mr. Bonforte  - aye 
  Mr. Vigliotti  - aye 
  Ms. Pickard  - aye 
  Mr. Polese  - aye 
  Mr. Hochstein - aye 
  Ms. Roppolo  - aye 
 
The motion carried by a vote of 7 to 0. 
 
Mr. Bainlardi stated alright, thank you, have a good evening. 
 
Mr. Kenny stated thank you for your time, Board. 
 
Mr. Bainlardi stated you’re welcome. Last item, 183-191 Main Street, Pat Cambareri, this is a request for a 
9 month extension.  Is anybody here for the applicant? 
 
Mr. Miley stated I don’t believe so, Chairman. I don’t see anybody on the screen that’s for the applicant. 
 
Mr. Bainlardi stated okay, remind me what we discussed during the work session on this one? 
 
Mr. Miley stated I’ll go through it, the quickest presentation possible.  If you recall 183 Main Street is on 
the corner of Main and Lundy.  It includes a four business, single-story commercial building, better known 
if you recall the cobbler is in that building.  In addition to that and to the rear of the site is a three-family, an 
unlawful three-family home that’s going to be converted back to a two family home.  In addition the work 
also included to reduce the size of the curb cut, kind of create some parking area in the rear, designate an 
area of landscaping, add a dumpster enclosure in the rear of the property and essentially get the business 
that’s running without a CO operating lawfully.  So that’s in a nutshell what the application is, the applicant 
has said to, actually the application is set to expire very shortly, it actually expired in February 11, 2020, 
however with the legislation that the [Village] Board approved, it granted all applicants prior to March 7th, 
an additional 120 days, that would bring this application to June 11, 2021.  However, the applicant has not 
started the work and certainly needs more time and he has indicated to me that he would definitely be 
finished before the winter, before the end of the year. 
 
Mr. Bainlardi stated okay, so if that’s the case then, we don’t need to grant the 9 month extension, if its 
expiring in June, we could go out six months and that will bring us to December of this calendar year. 
 
Mr. Miley stated I think that’s reasonable, yes. 
 
Mr. Bainlardi stated members, everybody in agreement on that or any other thoughts? 
 
Jan Johannessen stated I had one question, for peter or if Michelle is available.  We have approving 
resolution, did they get a signed site plan, did they satisfy the conditions and get a signed site plan? 
 
Mr. Miley stated no. 
 
Jan Johannessen stated so you’re extending from the resolution date. 
 
Mr. Miley stated correct. 
 
Jan Johannessen stated I’m good. 
 
Mr. Bainlardi stated okay, alright, can we take formal action on that this evening? 
 
Jan Johannessen stated yeah. 
 
Mr. Bainlardi stated okay, so I will move that we grant an extension for six months as discussed.  Do I 
have a second? 
 
Mr. Polese stated second. 
 
Mr. Bainlardi stated on the question, any comment, discussion? Nope, alright, Michelle? 
 
UPON ROLL CALL VOTE: 
 
  Mr. Bainlardi  - aye 
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  Mr. Polese  - aye 
  Mr. Vigliotti  - aye 
  Mr. Bonforte  - aye 
  Ms. Pickard  - aye 
  Mr. Hochstein - aye 
  Ms. Roppolo  - aye 
 
The motion carried by a vote of 7 to 0. 
 
Mr. Bainlardi stated okay, thank brings us to the end of our agenda.  Thank you everyone, well done. 
 
Mr. Miley stated thanks, John. 
 
Mr. Bainlardi stated alright, I’ll make a motion that we close the meeting. 
 
Ms. Pickard stated second. 
 
Mr. Bainlardi asked for all in favor.  The motion carried by a vote of 7 to 0. 
 
The meeting adjourned at 9:37 pm. 


